
County of Loudoun

Department of Planning

MEMORANDUM

DATE: March 4, 2010

TO: Loudoun County Planning Commission

FROM: Judi Birkitt, Project Manager

SUBJECT: March 10, 2010 Planning Commission Work Session
Kincora Village Center, ZMAP 2008-0021 – Transportation Issues

AGENDA:

Outstanding Transportation Issues

1. Pacific Boulevard Alignment and Potential Impacts to the Broad Run Toll
House and Bridge Ruins (Heidi Siebentritt, Historic Preservation Planner)

2. Phasing (George Phillips, Senior Transportation Planner)

3. Regional Road Contributions

4. Other Transportation Issues

BACKGROUND:

The Planning Commission held a public hearing on the above-mentioned application on
October 15, 2009. Ten members of the public spoke regarding the application. Seven
spoke in favor citing the benefits of the two regional road extensions and the
environmental preservation. Mr. Pahlavani expressed concern regarding Pacific
Boulevard impacting his residence. The Loudoun County Preservation Coalition
expressed support for preserving the Broad Run Toll House. The Piedmont
Environmental Council spoke against the application, stating that it is premature until
the Board completes the Keynote Employment Comprehensive Plan Amendment
(CPAM), and that the proposed Community Development Authority (CDA) could harm
the County’s credit rating.

Planning Commission discussion, specifically related to transportation, included the
proposed Community Development Authority, phasing, and the impact of the Pacific
Boulevard alignment upon residents. The Commission voted 8-0-1 (Brodrick—absent)
to forward the application to work session for further discussion.

In a work session on January 14, 2010, Ben Mays, Chief Financial Officer, and Jack
Roberts, County Attorney, provided the Commission an overview of the Route 28
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Highway Improvement Tax District Community Development Authorities (CDAs). At a
subsequent worksession on February 4th, the Commission focused upon land use
issues. Discussion included phasing, whether the mix of uses should include residential
uses, the amount and scale of commercial retail and service uses, the number of hotels,
and unmet housing needs. The Commission requested comparisons between Kincora
and other mixed use projects, an overview of the Kincora special exception and the
integration of the two applications, an update on residential in vertical mixed use
buildings within the Route 28 Tax District, possible solutions for the lack of amenities for
the residents, sample unmet housing needs proffer language, and clarification on open
space and residential density. The Commission also asked staff to explore the potential
for increased height and additional office floor area within the development and to verify
school capacity numbers. Regarding the 2-year expiration of the public use site and the
15-year expiration for the performing arts center, the Commission asked if the applicant
would be agreeable to paying the value of the capital facilities at that time.

Staff is currently researching the Commission’s land use questions and will provide
responses at a future work session. Other issues that staff anticipates the Planning
Commission will want to discuss at a future work session include design, capital
facilities, and proffers. The focus of this work session is outstanding transportation
issues as discussed below.

TRANSPORTATION ISSUES

This application has three major transportation issues related to the alignment of Pacific
Boulevard, phasing, and regional road contributions.

1. Pacific Boulevard Alignment

The Revised Countywide Transportation Plan calls for Pacific Boulevard to be
extended northward to connect to Russell Branch Parkway, providing a key regional
connection. The issue is that two single-family residences and the historic Broad
Run Toll House and bridge ruins are located within the path of the potential
alignments for the roadway. Any alignment also requires constructing a bridge over
the Broad Run, which will trigger State and Federal review of the Pacific Boulevard
alignment when the applicant applies for a federal permit with the Army Corps of
Engineers.

Further, any alignment that impacts the Broad Run Toll House and Bridge would be
subject to approval by the State (DHR, DCR, DEQ) prior to beginning work, as well
as the County's Historic District Review Committee (HDRC). The Broad Run Toll
House and Bridge have national and local significance. They are the only such
combination existing in Virginia and as such, this resource was one of the first
Loudoun County properties to be listed in the National Register of Historic Places in
1970. The Toll House and Bridge were then designated by the County as a local
Historic Site District in 1972. Though the stone, arched double spanned bridge has
been lost to flooding, the original stone house appears to retain its historic and
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structural integrity and continues, after nearly 200 years, to mark the location of one
of the first toll gates erected along the Leesburg Turnpike.

The applicant proposes that the Planning Commission and Board of Supervisors
take action on the application without determining the final alignment of Pacific
Boulevard. As proposed, the alignment would be determined in the future and
separate from this land use application when either VDOT prepares right-of-way
plans or the applicant submits construction plans and profiles to the County for
administrative review. The Concept Plan shows an approximately 450-foot wide
envelope, across the northeast corner of the site within which Pacific Boulevard
could be aligned. The proffers also allow for the alignment to be shifted outside of
the envelope without a zoning concept plan amendment or proffer amendment.
Refer to Proffer III.B.

The following agencies have provided recommendations on the Pacific Boulevard
Alignment:

VDOT - Any Pacific Boulevard alignment would be subject to VDOT approval. VDOT
has provided three referrals advising the applicant to avoid the Toll House and
Bridge Ruins and to provide an alignment west of the historic resource. Refer to
Attachment 4c.

VDHR - Any alteration of the Broad Run Toll House and Bridge Ruins, including
relocation or demolition, would require review and approval by the Virginia
Department of Historic Resources (VDHR) prior to commencement of any work.
VDHR has provided a referral recommending that the toll house and bridge ruins be
preserved in place. See Attachment 4e.

HDRC - Any alteration of the Broad Run Toll House also requires review and
approval by the County's Historic District Review Committee (HDRC). Through the
referral process, the HDRC recommends that the toll house and bridge ruins be
preserved in place. See Attachment 4d.

Staff Recommendation
Staff concurs with VDOT, VDHR, and the HDRC and strongly supports a Pacific
Boulevard alignment that preserves the Broad Run Toll House and bridge ruins in
place.

Due to the federal and state review process that will follow the County review
process and that will be triggered by the proposed crossing of the Broad Run, staff
agrees that it may not be reasonable in this particular case for the applicant to
commit to a specific Pacific Boulevard alignment at this stage. However, staff
recommends that the proposed Pacific Boulevard envelope exclude the alignment
that would prevent preserving the toll house and bridge ruins in place. Staff
recognizes that delaying the decision will allow the applicant to continue pursuing
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the matter with the two residents who would be impacted by the Pacific Boulevard
alignment.

2. Phasing

The transportation phasing issue is that with or without a Community Development
Authority (CDA) to finance road improvements, the connection of Gloucester
Parkway from Route 28 to Loudoun County Parkway and the connection of Pacific
Boulevard north to Russell Branch Parkway need to occur earlier than proffered, in
order to mitigate the impacts of the development upon the surrounding road network
and to avoid worsening already failing intersections in the vicinity. Refer to OTS
referral, Attachment 4A.

A CDA is proposed in the applicant’s proffers as a means of financing road
improvements. As discussed at the January 14, 2010 work session, a CDA is a tool
to provide long term financing for infrastructure and improvements on a specific
property. CDAs are private initiatives but they do require Board approval; normally a
decision made outside a rezoning. A CDA is not a direct debt to the County but it
would impact the County’s overlapping debt ratio, which could prevent capital
improvements. Further, should the CDA fail, rating agencies would expect the
County, as a AAA jurisdiction, to find a remedy. CDAs are recommended to fund
“transformational” improvements and should not be created routinely or for non-
essential services. See Attachment 2 for additional information on CDAs provided by
Ben Mays, Chief Financial Officer.

In the event that a CDA is created for this development, the applicant has proffered
to construct the connection of Gloucester Parkway from Route 28 to Loudoun
County Parkway and the connection of Pacific Boulevard north to Russell Branch
Parkway within 3 years of the date the CDA is created. Without a CDA, the applicant
proposes to link the phasing of road improvements to non-residential and residential
thresholds as follows:

Table 1. Applicant’s Proposed Transportation Phasing

PHASE PROFFERED TRANSPORTATION IMPROVEMENTS
TIMING

Nonresidential Residential
Phase 1A  Construct 2 lanes of Pacific Blvd from

Gloucester Parkway to an on-site point
necessary to serve the use

Prior to first record plat or site plan
approval for any use on the
Property

Phase 1B  Construct 4-lane section of Pacific Blvd with
trail from southern property boundary to site
Road 2.

 Install traffic signal at Gloucester/Pacific
intersection warranted.

Prior to 300,001 s.f.
which may include
up to 270 hotel
rooms.

Prior to
301st

residential
unit

Phase 2A  Construct 4-lane section of Pacific Blvd to site
Road 1.

Prior to 1,100,001
s.f. or 271st hotel

Prior to
701st
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 Construct 10-foot trail along corresponding

section of Pacific Blvd.
 Install traffic signal at Gloucester/Pacific

intersection and site entrances if warranted.

residential
unit

Phase 2B  Construct 4-lane Pacific Blvd with trail and
bridge to Russell Branch Parkway.

 Install traffic signal at Gloucester/Pacific
intersection and site entrance if warranted.

Prior to 1,700,001
s.f. or 501st hotel
room

Prior to
1,069th

residential
unit

Phase 3  Construct 4-lane Gloucester Pkwy with trail and
bridge from Pacific Blvd to Loudoun County
Parkway including bridge

 Construct 10-foot trail along Gloucester Pkwy
 Install traffic signal at Gloucester Pkwy and

Pacific Blvd and site entrances

Prior to 2,400,001
s.f.

Source: Applicant’s Proffer Statement

Staff Recommendation
Staff recommends that, with or without a CDA, the Gloucester Parkway connection between
Loudoun County Parkway and Pacific Boulevard be constructed prior to beginning Phase 1
and the Pacific Boulevard connection to Russell Branch Parkway be constructed prior to
beginning Phase 2. Staff’s complete recommendations are outlined in Table 2.

Table 2. Staff Recommended Phasing and Improvements

Staff
Recommended

Phasing
Staff Recommended Improvement

Prior to
commencing
Phase 1

 Construct a 4-lane divided (U4M) segment of Gloucester Pkwy between Pacific Blvd and
Loudoun County Pkwy

 Construct a 4-lane undivided (U4) segment of Smith Switch Rd between Hastings Drive
and Gloucester Pkwy, including a grade-separated crossing of the W & OD Trail

 Construct a 4-lane divided (U4M) segment of Pacific Blvd from Gloucester Pkwy/Nokes
Blvd to the northernmost entrance for the Phase 1 development on the site

 Construct an additional left turn lane on northbound Pacific Blvd to westbound Waxpool
Rd

Prior to
commencing
Phase 2

 Construct a 4-lane divided (U4M) connection of Pacific Blvd to Russell Branch Pkwy

 Construct an additional left-turn lane from eastbound Waxpool Rd to northbound Pacific
Blvd

 Construct a free-flow right-turn lane from eastbound Waxpool Rd to southbound Pacific
Blvd
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Source: OTS Referral 3

3. Regional Road Contributions

At issue is that the applicant proposes to construct only the two regional road
connections—Gloucester Parkway from Route 28 to Loudoun County Parkway and
Pacific Boulevard north to Russell Branch Parkway—and does not address the
failing off-site intersections and road widening projects recommended in the traffic
study.

For example, the Applicant’s traffic study indicates that by 2025, in order to
accommodate existing and future site, local, and regional traffic, Route 7 and Route
28 would need to be widened to 8 lanes with grade-separated interchanges. The
current and draft CTP call for Route 7 to remain 6 lanes with grade-separated
interchanges and Route 28 to be an 8-lane limited access freeway. The County
would anticipate a contribution to the widening of Route 7 and Route 28 to 8 lanes
with grade-separated interchanges. None is proposed.

The traffic study also indicates that Waxpool Road and Loudoun County Parkway
would require major lane improvements and that the Waxpool Road/Loudoun
County Parkway intersection would need to be converted into a grade separated
interchange. Twenty-five percent of the development’s traffic would traverse through
this intersection. The recommended interchange is not included in the Countywide
Transportation Plan. The County would anticipate contributions toward both the
interchange study and the conversion of the Waxpool Road/Loudoun County
Parkway intersection into a grade separated interchange. None are proposed.

The applicant’s position is that the additional or surplus capacity that will be
generated by constructing the two critical links (Gloucester Parkway and Pacific
Boulevard) will be far greater than the volume that the project will add to the regional
roads such as Route 7, Route 28, and Waxpool Road.

Staff recognizes and appreciates the applicant’s commitment to providing these two
key road improvements including two bridge crossings over the Broad Run.
However, staff finds that additional contributions and improvements are necessary to

Prior to
commencing
Phase 3

Alternatives:
A. Wait for the following improvements to be in place by others:

 Waxpool Rd/Loudoun County Pkwy interchange in place and open to traffic
 A 6-lane divided (U6M) section of Farmwell Rd/Waxpool Rd in place and open to

traffic between Ashburn Rd and Loudoun County Pkwy
OR
B. Complete the following:

 Widen Gloucester Pkwy to a 6-lane divided (U6M) section between Pacific Blvd and
Loudoun County Pkwy.

 Provide a fair-share cash contribution (15%) towards the Waxpool Rd/Loudoun
County Pkwy interchange.
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mitigate the transportation impacts associated with the development. Refer to Table
2 for staff’s recommended phased improvements.

4. Other Transportation Issues

Since the Planning Commission public hearing and in response to staff’s third
referral comments, staff and the applicant have been working towards resolving the
following additional transportation issues:

a. Trails – The applicant has clarified that trails will be located within the right-of-
way and maintained by VDOT where possible. In such cases where it will not be
possible to locate the entirety of the trail within the right-of-way, due to utility and
landscaping installations, the Owners Association (OA) will maintain any trail and
sidewalk portions located outside of the right-of-way. The applicant has also
agreed to specify that trails will connect to existing trails or will be constructed
with a terminus allowing others to connect where existing trails do not exist at the
connection points for Pacific Boulevard and Gloucester Parkway. Staff finds this
acceptable. Status: Resolved pending review of revised proffer language.

b. Traffic Signalization – The applicant has agreed to (a) increase the proffered
cash equivalent for signals at “4 by 4” intersections (four lanes for each
approach) to $300,000 in keeping with current cost estimates and (b) provide
signals if warranted by VDOT or Loudoun County, and (c) that the proposed
signal estimates are subject to County approval. Status: Resolved pending
review of revised proffer language.

c. Shuttle – Staff suggests that the applicant commit to 20 minute headways for the
proffered shuttle. See OTS referral, Attachment 4a. Status: Unresolved.

STAFF RECOMMENDATION: Staff cannot support the application. As currently
proposed, transportation impacts are not mitigated and phasing does not provide for the
needed transportation connections early enough in the project to mitigate the impacts of
the traffic generated by the use.

SUGGESTED MOTIONS:

1. I move that the Planning Commission forward ZMAP 2008-0021, Kincora Village
Center to a subsequent Work Session for further discussion.

OR,

2. I move that the Planning Commission forward ZMAP 2008-0021, Kincora Village
Center to the Board of Supervisors with a recommendation of denial based on
the following Findings for Denial:
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________________________________________________________________
________________________________________________________________
________________________________________________________________

OR,

3. I move that the Planning Commission forward ZMAP 2008-0021, Kincora Village
Center to the Board of Supervisors with a recommendation of approval, subject to
the Proffer Statement dated January 10, 2010 and based on the following Findings
for Approval:
__________________________________________________________________
__________________________________________________________________
________________________________________________________________

ATTACHMENTS:

1. Vicinity Map
2. Staff Conclusions
3. CDA’s: A Primer
4. Referrals

a. Office of Transportation Services (January 21, 2010, September 4, 2009, April
27, 2009)

b. Community Information and Outreach (December 14, 2009, August 25, 2009,
April 17, 2009)

c. Virginia Department of Transportation (VDOT) (November 12, 2009, August 28,
2009, March 11, 2009)

d. Historic District Review Committee (September 30, 2009)
e. Virginia Department of Historic Resources (October 6, 2009)

5. Applicant’s Proffer Statement (January 13, 2010) (currently under review)
6. Applicant’s Concept Development Plan, Sheet 11 and 13 (October 2008, as revised

through January 10, 2010)
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VICINITY MAP

Directions: From Leesburg, take Route 7 east to Route 28 south. Turn right
(west) onto Severn Way, then right (north) onto Pacific Boulevard to view the
southern portion of the property.

Attachment 1
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CONCLUSIONS (TRANSPORTATION)

1. The proposal does not provide additional off-site improvements necessary to
allow the development to move forward per applicable policies contained in the
2001 Revised CTP and to mitigate the development’s impacts on an already
overburdened road network.

2. With or without a Community Development Authority, transportation
improvements will not occur early enough in the project to mitigate transportation
impacts. The connections of Pacific Boulevard to Russell Branch Parkway need
to be in place earlier than proposed, and the connection of Gloucester Parkway
from Loudoun County Parkway to Route 28 needs to be in place prior to
commencing Phase 1.

3. Off-site transportation improvements, regional transportation, and transit impacts
are not mitigated.

4. The proposed alignment of Pacific Boulevard could result in the demolition or
relocation of the Broad Run Toll House and bridge ruins, a County-administered
Historic Site District and listing in the National Register of Historic Places.

5. The proffered connections of Pacific Boulevard to Russell Branch Parkway and
Gloucester Parkway from Loudoun County Parkway to Route 28 provide critical
links to the regional road network that would relieve existing failing intersections in
the vicinity, including Route 7 and Route 28.

6. The two proffered stream crossings of the Broad Run at the Gloucester Parkway
and Russell Branch Parkway bridges are vital to the system of interconnected trails
that PRCS is developing along the County's Stream Valley Corridors.

7. The proffered multi-purpose trails, sidewalks, and natural trails are consistent
with the Bicycle and Pedestrian Mobility Master Plan. However, pedestrian
access has not been provided within Land Bay N, and pedestrian access has not
been provided from parking areas to all uses.


















































































































































































































































































































































































































































































































































































